
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date: 1 August 2017
___________________________________________________________________

Application No.: 17/0175/PA

Proposal: Proposed extension to accommodate warehouse storage, 
office support/meeting room, Cafe Vincent seating area 
and additional retail

 
Location: Vincent Davies & Son Ltd, Fishguard Road, 

Haverfordwest, Pembrokeshire, SA62 4BT

Applicant: Mr Graham John
___________________________________________________________________

THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS IT IS FOR USE 
CLASS B8 WHOLESALE, WAREHOUSE AND STORAGE OVER 2000 SQUARE 
METRES FLOORSPACE (PARAGRAPH 1 (e) OF THE SCHEME OF 
DELEGATION).

1. Recommendation

1.1 It is recommended that the application be APPROVED subject to the following 
conditions:

 Standard time limit for implementation
 Development in accordance with approved plans 
 Details of any external lighting to be submitted for approval 
 Report on potential contamination of the site to be submitted for 

approval if evidence of contamination is found in or around the 
development area

 Details of a surface water drainage scheme, including an assessment 
of the site’s potential for disposing of surface water by means of a 
sustainable drainage system, to be submitted for approval

 No subdivision of the store
 The new retail floorspace to be limited to non-food sales
 Limitation on the maximum retail floorspace  
 Limitation on the maximum cafe floorspace  
 Details of tree planting along western boundary

___________________________________________________________________

2. Main Issues

2.1 The main issues raised by this application are:



 The acceptability of the principle of the proposed development (Policies SP 
1, SP 4, SP 16, GN.1, GN.9 and GN.14)

 The effect of the proposal on the character and appearance of the area 
and on local amenity (Policies SP 16 and GN.1 and GN.2)

3. Description of site
 

3.1 The application site comprises a retail outlet, on the outskirts of 
Haverfordwest. The site is located approximately 500 metres to the north of 
the settlement boundary. A fuel station and double glazing centre is located to 
the north, and agricultural land to the south and west. Access is gained from 
the A40 (T), directly to the east.

4. Proposal

4.1 The application seeks full permission to extend the existing store to its southern 
elevation into the existing external storage and loading/unloading yard. The 
proposed extension would primarily provide additional warehousing and storage 
facilities but would also increase seating space for Cafe Vincent, improve toilet 
facilities, increase retail space and provide office space/meeting rooms. The 
extension would comprise three storeys and provide an additional 2,586 square 
metres of floorspace. The breakdown of floorspace by use class would be as 
follows:

 Warehouse / Storage (B8 Use Class) - 2,211 square metres
 Cafe extension – (A3 Use Class) – 66 square metres
 Office space / Meeting room (B1 Use Class) – 109 square metres
 Retail area (A1 Use Class) – 200 square metres

The proposed development would be carried out in a number of phases:

 Phase 1 – Works to improve the toilet block
 Phase 2 – Cafe extension and provision of warehousing space to 

accommodate a temporary loading bay, workshop, delivery/pricing room, 
goods lift etc. 

 Phase 3 – Extension of main portal frame and warehousing space to 
accommodate permanent loading bay, workshop and office.

 Phase 4 – Removal of existing warehouse and its replacement with a 
larger infill structure warehouse and goods out/and collection point for 
customers at ground level and additional warehousing at first floor level. 
Provision of a small conference room, training room, vertical circulation 
stairs. Create additional retail area.

5. Planning History

5.1 Planning permission for alterations and extension granted on 16th May 2011 
(application reference 10/1194/PA)



5.2

5.3

5.4

Planning permission for change of use of agricultural land to car parking 
granted on 30th October 2012 (application reference 12/0451/PA)

Planning permission for an extension to the sales area granted on 10th 
December 2015 (application reference 15/0788/PA)

Planning permission for upgrading and enlarging existing toilet facilities 
granted on 22nd December 2016 (application reference 16/0839/PA)

6. Evaluation:

Principle of Development

6.1

6.2

Policy SP 1 (Sustainable Development) is a strategic policy, which sets out a 
broad context for ensuring sustainable development is achieved, within the 
Local Development Plan (LDP) for Pembrokeshire. The proposed development 
would improve the existing facilities at the Vincent Davies store with the 
primary aim of centralising deliveries by increasing on-site warehouse capacity 
and also improving customer facilities and overall experience of the store.  It 
would allow the business to grow and improve the efficiency of business 
operations. In this respect it would provide positive economic and social 
benefits. Furthermore, environmental impacts would be minimised. The 
proposal would therefore accord with policy SP 1 of the LDP.

Policy SP 16 (The Countryside) provides the framework for development in the 
countryside and promotes development where it relates to an enterprise which 
requires a countryside location and where it would minimise visual impact. 
Whilst the proposal does not fall within a category of development that would 
be promoted by this policy it comprises development that is necessary to 
support an existing business in a countryside location. Its design and proposed 
tree planting would ensure that its visual impact would be minimised. In this 
respect, it is considered that the nature and location of the proposed 
development would be compatible with the character and capacity of the site 
and area. On balance, it is considered that the proposal would accord with 
policies SP 16 and criterion 1 of GN.1 (General Development Policy). 
Furthermore, the proposed development in so far as it comprises an extension 
of B1 and B8 floorspace would accord with policy GN.9 (Extensions to 
Employment Sites).

6.3 Policy SP 4 (Promoting Retail Development) is a strategic policy that sets out 
the retail hierarchy for Pembrokeshire and requires retail proposals to reflect 
the level of hierarchy within which the proposal is located in terms of both scale 
and nature. This policy also states that proposals which would undermine the 
Retail Hierarchy will not be permitted. The Vincent Davies Store is defined as 
major retail development due it having a net floorspace in excess of 500 
square metres. The proposal seeks to increase the existing amount of retail 
floorspace by an additional 200 square metres. Due to the location of the store 
being outside of a defined Town Centre boundary, the proposal also falls to be 
assessed under policy GN.14 (Major Out-Of-Town Centre Development). 
Policy GN.14 reiterates the requirement in policy SP 4 for retail proposals to 



6.4

not undermine the Retail Hierarchy and it also requires that the development 
either by itself or in combination with other permitted or allocated retail 
developments would not undermine the vitality and viability of any Town 
Centres or Local Retail Centres. 

The agent has confirmed that the additional retail floorspace that would be 
created by the proposed extension would not be for the sale of any new 
product lines. Rather it would be utilised to relocate existing product lines in 
order to improve the layout of the retail areas within the store so as to create a 
better shopping experience for customers. On this basis it is considered that a 
retail impact assessment is not required in order to consider the impact of the 
proposal on the vitality and viability of Haverfordwest. However, it is 
recommended that should Members resolve to approve the application suitably 
worded planning conditions be imposed on any permission granted in order to 
limit the amount of new retail floorspace, limit the amount of cafe floorspace, 
limit the new retail floorspace to non-food sales and to ensure that there would 
be no subdivision of the store. On this basis, it is considered that the proposal 
would not undermine the retail hierarchy for Pembrokeshire or the vitality and 
viability of any of the Town Centres or Local Retail Centres. Therefore the 
proposal would accord with policies SP 4 and GN.14 of the LDP.

6.5

6.6

Effect on the character and appearance of the area and on local amenity

Whilst the dimensions of the proposed development would be significant, it is 
considered that the extension would be appropriately designed in terms of its 
scale, form, siting and external appearance. Furthermore, it would be seen in 
the context of the existing department store site. Whilst the height of the 
extension would exceed the existing roof height, the use of different external 
materials and proposed landscaping would help to reduce its visual impact 
within the wider landscape. The Council Landscape Officer advises that the 
scheme will have little impact on the car park or adjoining landscape features 
and that its additional visual impact will have no significance. On balance, it is 
considered that it would be compatible with the existing building and its location 
and as such would have an acceptable effect on the character and appearance 
of the area. The proposed development would therefore accord with criteria 1 
and 2 of policy GN.1 and criteria 1 and 2 of policy GN.2 (Sustainable 
Development) of the LDP.

The proposed extension would be located approximately 90 metres to the north 
of the nearest residential properties known as Glanafon Cottages. Given this 
separation distance and the existing nature and use of the site it is considered 
that the proposed development would have an acceptable impact on residential 
amenity. Therefore the proposal is considered to accord with criterion 2 of 
policy GN.1 of the LDP.

Other matters

6.7

Highways and transportation

The existing access and car parking arrangements would remain unchanged. 



6.8

6.9

The provision of warehousing/storage space on-site would mean that stock 
would no longer require transporting to and from an off-site warehouse facility 
and as such would result in a reduction of traffic movements. The Head of 
Highways and Construction has been consulted but offers no comment on the 
proposal as it is advised that as the site is accessed from the A40 (T) the 
Welsh Government’s Transport Division is the primary consultee. The Welsh 
Government’s Transport Division considers that the proposal would have no 
significant material impact on the adjacent A40 (T) and as such does not object 
to the proposal. Therefore, it is considered that the proposal would accord with 
criteria 5 and 6 of policy GN.1 of the LDP.

Drainage

The application proposes to discharge surface water to soakaways. The 
Council’s Drainage Engineer raises no objection to this method of disposal but 
advises that if ground conditions are not suitable for soakaways then an 
alternative method of disposal will be required. On this basis, it is 
recommended that a suitably worded planning condition be imposed to require 
a surface water disposal scheme, including an assessment of the site’s 
potential for disposing of surface water by means of a sustainable drainage 
system, to be submitted to and approved by the local planning authority. 
Taking this into account, it is considered that an acceptable means of surface 
water drainage could be achieved. The application proposes to discharge foul 
water to the existing mains sewer. Dwr Cymru Welsh Water has been 
consulted but no response has been received to date. Notwithstanding this, it is 
considered that an acceptable means of foul water disposal would be 
achieved. Taking the above into account, it is considered that the proposal 
would comply with criterion 6 of policy GN.1 and criterion 3 of policy GN.2 of 
the LDP.

Biodiversity

An ecological survey report has been submitted which concludes that the 
proposed development is very unlikely to have a detrimental impact on 
protected species. Both the Council Ecologist and Natural Resources Wales 
raise no objection to the proposal. It is recommended that a suitably worded 
planning condition could be imposed on any permission granted to require 
external lighting details to be submitted to and approved by the local planning 
authority. Taking this into account, it is considered that the proposed 
development would protect biodiversity and as such would accord with criterion 
4 of policy GN.1 and policy GN.37 (Protection and Enhancement of 
Biodiversity) of the LDP.

Contaminated land

6.10 The Council’s Head of Public Protection has been consulted and advises that 
there is potential that the proposed development site may contain unidentified 
contamination. It is recommended that a suitably worded planning condition be 
imposed on any permission granted to require the submission of a 
contamination report with remediation proposals (where necessary) if 



6.11

contamination is found during development of the site.  Taking this condition 
into account, it is considered that the proposed development would have an 
acceptable effect on health and safety and as such would accord with policy 
GN.1 of the LDP. 

Wales and West Utilities

A consultation response has been received from Wales and West Utilities 
advising that its gas pipes lie within the application site and as such its 
apparatus may be affected by the proposed development. A plan showing the 
location of its gas apparatus and guidance notes for developers has been 
provided. Should Members resolve to approve the application, it is 
recommended that this plan and the guidance notes accompany any planning 
permission granted. Taking this into account, it is considered that the proposed 
development would protect health and safety and accord with policy GN.1 of 
the LDP.

6.12

Conditions

In addition to the conditions mentioned in the report above, a condition is 
recommended to require details of tree planting along the western boundary of 
the site to be submitted to and approved in writing by the Local Planning 
Authority. These conditions are required to make the development acceptable 
in planning terms. The recommended conditions meet the tests of Circular 
016/2014 (The Use of Planning Conditions for Development Management). No 
other conditions are considered necessary.

Conclusion

6.13 The proposed development would take the form of an extension to an existing 
department store and as such it is considered that its nature, location, siting 
and scale would be compatible with the character and capacity of the site in 
accordance with policies GN.1 and GN.9. It would be seen as part of the 
existing store and would have a minimal visual impact in accordance with 
policy SP 16. Furthermore, due to the specified product range and relatively 
minor scale of the proposed retail area, it is considered that this element of the 
proposal would not undermine the retail hierarchy for Pembrokeshire or the 
vitality and viability of any of the Town Centres or Local Retail Centres. As 
such the proposal would accord with policies SP 4 and GN.14.

6.14

6.15

In addition, it is considered that the proposed development would have an 
acceptable effect on the character and appearance of the area and would have 
no significant detrimental impact on amenity, on the highway network or on 
biodiversity. In this respect, it would accord with policies GN.1, GN.2 and 
GN.37. The proposed development therefore accords with the Local 
Development Plan and the application is recommended for approval subject to 
the imposition of planning conditions as set out in paragraph 1.1 of this report.

In reaching a recommendation, regard has been given to the requirements of 
sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It 



is considered that this recommendation is in accordance with the Act’s 
sustainable development principle through its contribution towards the Welsh 
Ministers’ well-being objective of supporting safe, cohesive and resilient 
communities.

Annex

A.1 The Development Plan/Other Material Considerations

A.1.1 The Local Development Plan

Policy SP 1

Policy SP 4

Policy SP 16

Policy GN.1

Policy GN.2

Policy GN.9

Policy GN.14

Policy GN.37

Sustainable development

Promoting Retail Development

The Countryside

General Development Policy

Sustainable Design

Extensions to Employment Sites 

Major Out-Of-Town Centre Development

Protection and Enhancement of Biodiversity

A.1.2 Other Material Considerations/ Weight Attached

Planning Policy Wales Edition 9 (November 2016)

Significant weight

Technical Advice Note 4: Retail and Commercial Development (2016)

Significant weight

A.2 Consultation Responses

A.2.1

A.2.2

A.2.3

Welsh Government Transport Division

No objection

Natural Resources Wales

No objection 

Dwr Cymru Welsh Water



A.2.4

A.2.5

No response received 

Wales & West Utilities

No objection

Head of Highways and Construction 

Highways

No objection

Drainage

No objection

A.2.6 Head of Public Protection 

No objection

A.2.7

A.2.8

Council Landscape Officer

No objection

Council Ecologist

No objection

A.2.9

A.2.10

Rudbaxton Community Council

No response received to date

Representations

None received

___________________________________________________________________

Background Documents:
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning and Rights of Way 
Committee on request to the Planning Support Team).

 Consultation responses from the Welsh Government Transport Division, Natural 
Resources Wales, Wales & West Utilities, Head of Highways and Construction 
(Highways and Drainage), Head of Public Protection, Council Landscape Officer 
and Council Ecologist. 

___________________________________________________________________




